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500 MGLLC 500 Main St
Comprehensive Permit Application GrotonMA

Part I.Summaryof Applicant,General Project Overview
and Permit Request

Summary oApplicantand Development Team

The Applicant500 MGLLCwhich is owned and controlled lilie Princigls of Omni
Development LLC, is a Massachustittsited Liability Companythat is qualified to
undertake the planning, design, construction, ownershipd operation of the rental
housing community to be known @ he Groton Farmé as described herein. Omni
Devebpment has successfully permitted and developed multifamily housing in the
Metro West Areawith a commitment to innovative design, valuend sustainability,
including projectsat Village Green Littleton, Village Green Tewksbury and Avalon
Acton'Westford.

Omni has assembled a team of wedbpected localprofessionalsvith experience in
the design and permitting d¥.G.L. c40Bmulti-family projects The team includes
Maugel Architects, Inc. d/b/daugelDeStefano Architectrchitects) Dillis & Roy
Civil Design Group, Inc(civil engineersEnstrat Inc, (environmentalconsultants,
Oxbow Associatesinc. (wetland specialists Bayside Engineering Inc. (traffic
engineers) Radner Design AssociatdRDA) Toby Wolf Landscape Architects
(landscape architectureggnd Perking Anctil, P.C(legalcounse).
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General Project Overview

TheGroton Farms is proposed rental communytthat isdesigned tancreasemarket

and affordablehousing choice and suppWhile meeting the needs of a varietf

residents includingempty nesters, millennials and youngfamilies. The Handicap
Accessible units (5% of thgroject or 10 unity will be located inthe multi-family

buildings. All garden style units amandicap adaptableAdditionally,there will be

hearingimpaired unitsthat will further increasecommunityhousingchoice

The project idocated on &5.35+F acreparcel of land, locatedt 500 Man Street in

Grotona! O0GKS dat NP LISNI @ ¢ pmjett cangigtsiofiréeidstont KS  LIN.
multifamily buildings wittb6 units each. These garden style units will be a m8dof
1-bedroom(704to 794 sf)and 842-bedroom (1111 to 128 sf). The project will also

have 32 rental townhomes consisting I 2-bedroom (1465 sf)and 20 3-bedroom

units (1545 sf).

The project includes a clubhouse with management/leasing office, fithess room,
business office, packagkelivery room and community spaceA playgound, pool, dog
park andpossibly &community garden arealong with other amenitieare planned

The site consists @fll orportions of! & & S & & 2 NI nuneérd R 6/9K, RIBOES 97
and 102 Theproperty is the site of the former DeluxX@orporation which housed 800+
employeesat the peak ofts operations.
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The Site is locatedn the western side of Grotomnd zonedSeneral Businesas defined
by the Town ofGrotonZoning Bylawg 2184.1.B@3)

Collectively, the buildings to be located on the Property along with landscaping,
parking and other improvementsd be constructed thereon and in connection
OKSNBgAGK akKlff o0eSp {y26y a GKS at N22SOl
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Proposed Findings

The Applicant respectfully requests the Zoning BoarApgeals makehe following
proposed findings in connection withis Application:

1.

The Applicant is eligible to receive a Subsidy from a Subsidigieqcy

New England FundNEF Program of the FHLBB for which MassHousing
serves as Subsailng Agency) after a Comprehensive Permit has been
issued and which, unless otherwise governed by a federal act or regulation,
complies with the requirements of the Subsidizing AgefMsassHousing)
relative to a reasonable return on the Project

The Project is fundable by a Subsidizing Agency within the meaning of
Section 56.04(1)(b) of the Chapter 40B Regulations since the Subsidizing
AgencyMassHousingissued a written Determination of Project Eligibility,
dated Septemberl5, 2022 under aLow or Moderatelncome Housing
subsidy program.

The Applicant controls the site, as evidenced by the quitclaim diesd
Deluxe Corporation to 500 MG, LLC whicterded with the Middlesex
South District Registry of Deeds at Book 78658, Rade As a result the
Applicant qualifiegor this Project as required under Secti66.04(1)(c) of
the Chapter 40B Regulations.

The number ofSubsidized Housing Invento($HI) unitsin the Town of

Groton constitutes less than ten percent (10%) as reported in the latest
Subsidized Housing Inventory of the Town as reported by the Department of
Housing & Community Development adafcember 212020,and as further
described aboveAccording to the SHI GrofoQa LISNOSy ible3S 2 7F
housing is 5.7%

The development as proposed in the Application and other supporting
documentationare & / 2 y & wighlldsafliE SR¢ GAUKAY GKS Y!
Massachusetts General Laws, Chapter 40B, Section 20, and Sdca@rof

the Chapter 40B Regulations (760 CMR 56.02).
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Request for Comprehensive Permit

The Applicant and the Project are more particularly described in the plans, drawings
and other exhibits included with this Applicatiarhich may be supplemented lilge
Applicant during the hearing procesAll documentsare incorporated herein by
reference and constitute the documents required to be submitted by the 40B
Regulations (760 CMR 8 56.00), as well as the requirements @nbten Zoning
Board of Appeals.

For the reasons presented in this Application, and the additional reasons the
Applicant will present at thecheduled publibearingsregardingthe Application, the
Applicant respectfully requests that the Zoning Board of Appdaiie a
Comprehensive Permit to the Applicant for the proposed Project.

Respectfully Submitted,

”
7]

At £

John B. Amaral

500 MGLLC Manager
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Part Il:Groton ZBAubmittal Requirements

Consistency with Groton Affordable Housing Plan

The Applicant believes the proposed Project fulfilsnerousimportant objectivesof
the Town of Groton HousingProductionPlan2020-2025 which wagprepared by the
Montachusett Regional Planning Commission to th& Blepatment of Housing and
Community Development

1. ¢2 Fdzf FAE{f GKS DNROG2y |1 2dzaAy3 t NRRdzOG )
affordable housing unitso meet numerical targets for affordable housingwenty
five percent (25%) of the housing units will be available to households earning no
more than 80% of Area Median Income, adjusted for household size, faraivell
MA HUD Metropolitan FMR Are@he proposedProject provides the benefit of the
creation of 50 units of affordable housingAdditionally, based on 40B regulations,
200 units (100% of the rental unitsyill be addedto GrotorQ& { | L 02 dzy i

According to the latest Massachusetts Department of Housing and Community
Development Subsidized Hougirinventory informationdated December 21,

2020,the Town ofGrotorQ & / KIF LJASNI nn. K2 dzZAAY R4AAY BSy
Low or Moderatelncome Housing units, which constitutés7% percent of

D N2 § fotalthousing stock, which is below the ten percéh0%) threshold
established by the Massachusetts Comprehensive Permit Law (Chapter 40B) and

760 CMR 56.03(3)(a).

¢KS FTRRAGA2Y 2F wnn { | L dmgfykedudtiniheToinNR (2 Yy
achieving SHI greater thahe 10% requirement establisheoy the State and
provide additional affordable housing to the region.

2. Encourage diversity of Housing Types for a Range of Income Levels, Ages, and
Abilities.
ThisProject offers multiplesizes and style of homes which cater to a variety of the
regionalpopulation. One andwo-bedroom garden style unitehich are accessed
by anelevator offer options to a wide range of residenssich asempty nesters,
single parens, young familiesprofessionalsand the local workforceAll of the
garden style units are handicap adaptable giving ®nior population an
opportunity to age in placeThe 2 and 3bedroom townhomes offer an excellent
option for families. Additionally, forthe initial rent up of the Project, the Applicant
agrees taeserve the number of Affordable Units alledby law and the applicable
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subsidy program for houselds that qualify under local preference as defined by
the Subsidizing Agency.

3.alAyidl Ay DNPowr? Rubli Chgractert @nd Ensure that New
Housing Creation is Harmonious with the Existing Community.
TheGroton Fams will be a community within itself in Groton and will provide
housing on a location that currently houses 128,800f empty office space.
The new residences are within walking distance to Mill Run Plaza, child care,
fitness center, public schools and Groton cent&@he density of housing is
greater than what is found in Groton todayet the design of the osite
roads, amenities, walking paths and open space blends well with the wooded
surrounding. The buildings have been deliberately located so as to magim
current views.

4. Encourage A Greater Variety of Architectural Desagd Diversity of Housing
Types
Currently, there is a limited supply 4f and 2bedroom rentals available in
Groton. Groton Farms will provide affordable options for teachers, first
responders, Town employeeand others.The design of the building®dth
Multifamily and Townhomes) will offer New England style homes with
contemporary finishes Apartments and townhomes are thoughtfully designed
and energy efficient.

5. Monitor and Preserve Existing Affordable Units.
The Groton Farms Project is designed to create the loAgest affordability
allowed by law for the affordable uni{g perpetuity).
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Preliminary Site Development Plans

b a

2 O\ ONUMENT SEN

The Project is designed t@place thevacant128,000+ sf office building at the rear of
the site with awell-designedliving community. Thethree 56-unit 4-story apartment
buildings are set back46feet from Main Street. The townhomes are locatdoetween
Main Street and theMultifamily buildings (approximatel$20 feet from Main Stree)
and theinterveningspace and mature treesill minimize or eliminate the visual impact
of the Projectfrom Main Street.

This is a largsite consisting of more than 28 acreke majority of theProjectis set
back fromMain Street. In addition, the wooded portions of thmoperty have mature
trees that will screen significant portions of the development from direct abutters.
Where requiredand asshown on the plans prepared by Toby Wanifd RDA planted
screening will beinstalled with a combination of dense evergreens and deciduous
trees/shrubs

10
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The development of a mix of musitory buildingsandtown homes reduces thbuilding
lot coverage and footprint per unitompared with single family homes on large acre

LJ dza f20a GKFEG O2YLINRAAS | AAIYAFTAOLY (O L3
Additionally, theamount ofimperviousareacurrentlyon the Project sitevill be reduced
by 47,473sf.

The Project will consist ofthree, four (4) story 56-unit buildingseachwhich will be
serviced by elevatord here will beesight (8) 4-unit town home structures. Finishes will
feature tile flooring, stainless kitchen appliances, granite countertops, and washer and
dryer in each unit.

TheProject includes a total 004 parking spaces, or an averageaser 2 parking
spaces per unit The parking spaceaaclude a mix of enclosed and opair parking
spaces.

Site lighting is designed to provide safe and pleasant pedestrian and vehicular
circulation throughout the i, while minimizing the glare or spillage of lights-off
site. All lighting isspecifically designed to beonsistent with the immediate
surrounding area. This will be accomplished with strategically pldoer
wattagefixtureswith glareblockingshieldsf necessaryLighting complies with the
dark-sky initiative.

The Project will be connected to tlhewn sewer (currently on site)Vater is provided
through the Groton municipal water system, atsarentlyon the Progrty. There are
336 bedrooms in the Project.The calculated Title V wastewater flow (and
corresponding water demand) is 36,960 GPD.is anticipated that the actual
wastewater flow and water demand will be approximately half of this calculated flow,
or ~ 18,50& GPD.

The roadways will be considered private and will not require the services of the Town
of Groton for snow removal or repair. Roadways will2deft wide with bituminous
Cape Codurbing in most areas and granite curbing in limited ar&aseways for the
townhomes will bel0 ft wide. The entire site will be serviced by sidewatksat least

one side of thanterior roadway.

A secondarygmergencyaccess to the Proje¢tom Tayor Streetwill be availablevia
an easemenon land owned by the ApplicanThis will be a gated accemsd only used
in the event of an emergency.

The Projectis thoughtfully degyned to include large greenspaceareas as well as
amenities such as a playground, dog par&mmunity gardenpavilionand clubhouse
amenity package.

A new and significantlymproved stormwater management systems shown on the
engineering plans The stormwater management system will be developed in

11
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accordance with Best Management Practices and in accordamtbeMassachusetts
Department of Environmental Protection(DER stormwater management
standards. These practices include Ldmpact Development standards.

The Project will havea specific area forecycling and trash where residents will be
encouraged to recycle waste. It will include segregated recycling dumpsters, a general
trash dumpster and information board relative to recycling and trash disposal.

Formalized landscapingill be minimizedto the areas around the proposed buildings
and at the front of the Project. Landscape plants to be used will focus on a combination
of native, drought tolerant species that provide seasonal color and chardaemarea

will be a drought tolerant specigs reduce watering and maintenance requirements.
Irrigation will be provided by an onsite irrigation well.

Preliminary Site Development Plans are attached uritidribit 1

~

Existing Conditions Summary

The site consists of alk a portion2 ¥ | a4 Sa a2 N & 4, a1b/99k216/96l10 S f
216/97 and 216/102. The property consists of approximat@y.35 acres located on
Main Street in GrotonThe property is located in theeneral Businesgone.

ThisProjectwill be built on the former locabn of the Deluxe Corporation. The property
currently houses a one and twaiory 128,396 squaréoot office building. Additionally,
there is a vacant twatory 2,673 squaréoot former residential/office building with a
basement located on the propertyrhe largerbuildinghas been vacant fothree years

12
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and the house for ten plus years addition to the buildings, the site consists of paved
parking areas, access roads, along with wooded, wetland and landscaped areas.

Site Location and Environs: The property is located on the northeast side of Main
Street. Across from the site (sdwgast) are commercia) childcareand multifamily
residential buildings. To the east of tReoject sit 9 single family homes most of which
are on Taylor Street. West and north of the property the land consists of primarily
undeveloped woodlands with the egption of a building that houses a fitness certter

the west of the property on Main Street.

Wetlands: The wetlands boundaries are as field delineated by Oxbow Associates, Inc.
of Acton, MA. An Abbreviated Notification of Resource Adelineation (ANRAD) for

the parcels was submittecbn January 27, @2 and approved by the Groton
Conservation Commission under DEP # CRL289. The wetlands associated with the
property are a mix of Bordering Vegetative Wetlands (BVW) and isolated vedgeta
wetlands (IVW). Nod Brook is located to the north of the property.

Habitat: The site is not mapped with any Habitats of Rare Species. There are no
Certified Vernal Pools (CVP) mapped on or within the vicinity of the site. There are two
potential venal pools (PVP) located within one of the delineated wetlands. Evaluation

2F GKS (g2 t+tQad AYRAOFGSa GKFG GKS ol a;
would meet the requirements to be a CVP. The entire site is located in the Petapawaug
Area of Crical EnvironmentalConcern (ACEC).

Vegetation: The undeveloped area site vegetation is typical of forested wetland and
upland areas. The southeast portion of the property is covered by maintained lawn. The
topography gradually slopes toward the norfforested areas are populated by maples,
birches and eastern hemlock or eastern white pine. Invasive species typical of
unmaintained land in Massachusetts are prominent within the premises and
includeAsiatic bittersweet, Tatarian honeysuckle, Europeankiiuorn, and multiflora

rose, among other species. Forestgolandareasare populated by red oak, black oak
and white oak, eastern white pinred pineandNorway maple. The invasive species in
upland are also characteristic of the area consisting of black, bittersweet,
goldenrod, garlic mustard multiflonase, and other typical species.

Soils: The elevated portions of the site are gently sloping and generally comprised of
Deerfield loamy fine sand, Montudine sandy loam, Newport Channery fine sandy
loam, and Merrimac Urban land complex. The soils are well or moderately well drained.
Areas associated with the wetlands and kywng portions of the property are generally
Wareham loamy fine and Scarboro myckne sandy loam. These soils are poorly
drained and typically located in depressions and drainageways.

13
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Access: The site has frontage with an existing curb cut along Main Street which is
controlled by Mass Highway Department. The rental units will actles site via a
modified version of the current driveway. A second form of egfesgmergency use
only will be provided throughhe eastern side of the property onto Taylor Stre€he
circulation in the interior of the site will be looped and desigte@dccommodate easy
travel for the largest emergency vehicles and school huses

Historic: Prior to the construction of the commercial building in 1978, the Site
consisted of undeveloped wooded/wetlands, a horse track with stable buildings and
three residential structures. The current (128,396 SF) building was used as office space
until 2020 ands now vacant. Two of the three houses that existed prior to 1978 were
demolished. The third house was converted to offices and is currently vacant. The site
Ada y2G t20FGSR Ay lye 2F GKS ¢2¢6y 2F DNERI

Existing Utilities: The existig utilities are currently on the site from use by the
previous building. These include, gas, water, sewer, electric, CATV/internet, telephone
and other standard utilities. Fire protection will be provided by sprinkler services as is
required by code. Hirants will be installed along the roadway and interior to the site,
as required by public safety regulations and in coordination with the Groton Fire
Department.

Existing Conditions Plan is attached=x$ibit 2

Architectural Drawings

All buildings will be built in a modern New England Style with sloped roofs and muted
colors and will feature advanced insulation and building envelope techniques.
Appliances antightingwill be Energy Star Program approved. Mechanical Systems will
be high efficiency units applicable to each use. Consideration is being given to
implementing solar power on some rental buildings.

The proposed clulusewill serve multiple functions: hasa generalpurpose room
suitable for meetings, functions or other ¢rings, and housethe administrative/
rental offices The clubhouse provideresidents access to a controlled, private
swimmingpool, exercise room, packagkeliveryroom,dog washadjacent groundsand
patio space.

The proposed maintenandauilding safely houseequipment required to maintain the
proposedProjectas well as attic stock and supplies for pool and landscape maintenance.

14
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The following is the breakdown ahits:

Rental Townhomes:

1 12two-bedroom town home units
M1 20three-bedroom town home units

Garden style rentals

1 84two-bedroom garden style units
1 84onebedroom garden style units

All Architectural Plans located undexhibit3 ¢ Seebelow forlist of plans

15
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Tabulation of Proposed Buildings

Total Number oDwelling Units: 200

1 Garden Style Rental 168
1 Townhome Style Rental 32
Unit TypeCounts
1 1 Bedroom 84
1 2 Bedroom 96
1 3 Bedroom 20
Garden Units (168)
Unit Type 1 Bedroom 2 Bedroom 3 Bedroom
Market 75 76 0
Affordable 21 21 0
Total 84 84 0
Square Ft/unit 704794 11111275

Townhome Units (32)

Unit Type 1 Bedroom 2 Bedroom 3 Bedroom
Market 0 9 15
Affordable 0 3 5
Total 0 12 20
Square Ft/unit 1465 1545

Percentage of units with 3 bedrooms (Entire Projeb®o
Number of Handicap Accessible Units (Garden Apartments only): 10

Number of Handicap Adaptable Units (Garden Apartments only): 168

Building Type # of Buildings # of stories Height
Town homes 8 3 41 +/-
Apartment Buildings 3 4 58 +-
Clubhouse/Maintenance 2 1-2 28 +-
Lot Coverage Percentages % Coverage

Building 8.26%

Parking and Paved Areas 20.48%

Open Space 2822%

Outside of Limits of clearing 43.06%

Gross Density Unit/Acre 7.88 units per acre

16
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Subdivision

Subdivision Plan attached Eshibit4.
Utility Plans

Existing utilities including public town water supply, public town sewer,
telephone/internet/cable(Spectrum and Verizgngas Eversourcgand electricGroton
Electric Light Departmeptservicesare located at the Projectsite. In general, the
existing utilitieshave beerextended into the site to support thereviousdevelopment

and will be upgraded as needed to supptine proposedresidential project Fire
protection will be provided by sprinkler services interiorkoildingsas requiredby
code. Hydrants will be installed along the roadway and interior to the site, as required
by public safety regulations and in coordination with tAeotonFire Department

Utility Plans are included in the Preliminary Development Plans attached &xtidsit
1.

Jurisdictional Requirements

The Applicant, 500 MG LLC, a Massachusetts Limited Liability Company, agrees to
adhere to the limited dividend entity requirements as set forth in M.G.L. ¢.40B,
882023 and its implementing regulations. The Applicant meets the general
eligibility standardsof the NEF housing subsidy program and will abide by the
applicable limited dividend provisions of Chapter 40B.

The property was acquired by 500 MG LLGS&ptember 2021Site Control
Documents attached unddgxhibit5.

The Site Eligibility Letter wasaeived from Mass Housing &eptember 15, 2022
Site Eligibility Letter is attached undeéxhibit5.

Waivers / Exceptions

Waivers and Exceptioradtached underExhibit6.

17
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Financial / Ownership Interest
List of personsand entities having financial or ownership interest in tiReoject
attached underExhibit7.

Prior Affordable Housing Experience

Listof prior Affordable Housing experien@tached undeExhibit8.

Mass Housing Site Approval Conditions

Site Approvaletter attached under Exhibit 5. Applicant agrees to comply with
the recommendations set forth in the letter. Including

1 Limiting the number of housing units tavo hundred(200) with not less
than fifty (50) of such units to be restricted as affordalde fhoderate
income persons or families

1 Submission of a new site approval application in case of a change to the
tenure type or change in the building type loeightif required

1 Submission of a request to MassHousing for final appravdhe Project
prior to commencement of construction or issuance of building permits.

Proforma

Waiver for Proformasrequested inExhibit 6

18
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Abutters List

Certified Abutters List attached undExhibit9.

Improvements

TheApplicantassembled an experienced and skilled team of professionatittythe
existing natural conditions ant designmitigation for the impacts of theProject. The
Project is designed andwill be constructed in compliance witl&ate and Federal
Regulationsn regard to wetlands, species of special concern, storm water management,
ground water recharge, historic and cultural resourcasd open space Additionally,

the following are what theApplicant believes are positive permanent development
impacts:

Elimination of 128,000 square feet of vacant building. The building that
currently sits on the property has been vacant for several yearspasds a potential
threat for safety and environmental issues if not updated or demolished. The building
has tested positivéen certain areasor asbestosAdditionally, the vacancy of the building
has reduced the tax value. The town will realize signifitaatevenuefrom thisProject.

Updated Stormwater Management: The current stormwater management
system is notcompiant with Mass DEP Stormwater Management Policy and
related technical guidance. The propossgstem is designed to capture and
infiltrate the required water quality volume and recharge volumes, so that post
development peak discharge does not exceed -gegebpment rates. The
upgraded design intention is to increase water quality, increase localized recharge of
rainfall/runoff and mitigate runoff to dowmgradientareas. See Stormwater Analysis
Exhibit 1Q A single copy of the full Stormwater Report (200 pades been provided

and is also available electronically.

Impervious Areas: TheProject willreduce the impervious area in Lot 2 as follows:

LOT 2

EXISTIMNG (SF) | PROPOSED (5F)| A (SF)
ROOF 53,458.00 51,183.00 2,315.00
PAVEMENT & CONC. WALKS 271,048.00 225,850.00 | 45,158.00
TOTAL|  3b4,346.00 317,073.00 | 47,473.00

Reduction of the impervious areas leads to better managemerstarinwater within
the Project

Pedestrian/Vehicle: Upgrades are being proposed to maintain safety for pedestrians
and vehicles. A deceleration lane is proposed for Main Street (on land owned by the

19
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Applicant) that will allow better turning flow for vehicles travelling westbound and
entering the Project. A cresvalk will be put in place with flashing pedestrian crossing
signs for safe access to Mill Run Plaza.

Traffic Analysis

Accesdo the Projectwill be from Main Street. Internal traffic cirdation will

allow flow through the entire siteEachof the townhouse units will have either
single or shared driveway access directly to a road internal to the proj&ct.
gated emergency access lane will be available on Taylor Street to emergency
vehicles only.

Kemeth Cram of BaysidEngineering prepared Traffic Impact and Access Study
(TIAS) for the proposed Project 40B residential developmidnscomprehensive
report documents existing operational and safety related characteristics of
roadways serving the developmersite, it estimates future year operating
characteristics of these roadwaysdependentof the development,it estimates
developmentrelatedtrip generation,and it identifiesincrementalimpactsof Site
relatedtraffic.

This TIAS has been prepared in accordance with requirements and standards for
the preparation of traffic studies as jointly issued by the Commonwealth of
Massachusetts Executive Office of Energy & Environmental Affairs/Massachusetts
Department of Transportation (EEA/MassDOT).

The summary of the Traffic Repocbncludes dThe Project will not have a
significant impact (increase) on motorlays or vehicle queuing over Existing or
anticipated future conditions without the Project (NRuild condition¥
Additionally, Bayside indicated in its report that the Project, in comparison to the
office use that could be reoccupigid expectedto resut in 494 fewer daily vehicle
trips on an average weekday. The studgoncluded sight linesexceed the
recommended minimum distances for safe and efficient operation based on the
appropriate approach speed.

The TIAS attached undelExhibit11. Note thatthe Appendix to this repor{325
pageshas been provided as a single hard copy to the town and is not included in
Exhibit 11 It is also available electronically.

Parking: The Groton Zoning Ordinance requirea minimum of 2.0 off-street
parking spaces per dwelling unithe Project includes a totaf 404 parking spaces
This results ir2.02 parking spaces per unit whichaensistent with projects of this
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